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Planning Commission 
Remote Hearing – August 24, 2005 
 
5-GP-2005 
General Plan Review 
 
 
Introduction 
Case 5-GP-2005 is a request for an amendment to the 
General Plan Land Use Element.  The property is located 
at the northeast corner of Scottsdale and Butherus Roads 
and includes approximately 28 acres of land.  There is a 
concurrent rezoning case (14-ZN-2005) associated with 
this requested General Plan amendment.  
 
Major General Plan Amendments 
The Growing Smarter Acts (state statutes) required cities 
to establish criteria for major amendments to the General 
Plan. The Scottsdale City Council established the criteria 
for a major General Plan amendment in February 2001. Those criteria are a part of the 
city’s General Plan, and include a land use change matrix, a property size criteria, and 
Character Area and Waster/Wastewater Infrastructure criteria (see attachment #7). If a 
proposed change meets any of the criteria, the proposal constitutes a major amendment to 
the General Plan. A proposed change on a parcel 28 acres or larger is considered a Major 
General Plan amendment. 

 
Current Conditions/Background 
This property is designated Employment on the General Plan Land Use Map.  Directly 
north of this parcel the designation is Commercial, and east and south of this parcel is 
Employment.  Further to the east of this property, the Scottsdale Airport is located with a 
Public Use land use designation.  The west side of Scottsdale Road is within the city of 
Phoenix and immediately to the west is the existing Kierland Commons development 
with a Commercial Land Use designation. No character area study has been approved, 
and no neighborhood plans have been proposed or completed for this area.  
 
Description of Proposal 
The applicant is proposing the following amendment to the General Plan: 

• Land Use Element designation amendment from Employment to Mixed Use 
Neighborhoods. 

 
The Employment category “permits a range of employment uses from light 
manufacturing to light industrial and office uses.  Employment areas should have access 
to adequate mobility systems and provide opportunities for business enterprises.  
Locations have been identified for employment areas where impacts on residential 
neighborhoods are limited and access is available to labor pools and transportation 
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facilities.  Landscaping requirements may help create a park-like setting for employment.  
Strict development standards will protect adjacent residential areas.  Major streets serving 
employment areas should accommodate truck traffic. Transit facilities are also needed at 
significant employment centers to accommodate commuters.”  
 
Mixed-use neighborhoods “are located in areas with strong access to multiple modes of 
transportation and major regional access and services, and have a focus on human scale 
development.  These areas could accommodate higher density housing combined with 
complementary office or retail uses or mixed-use structures with residential above 
commercial or office.  The Downtown area, some areas of the DC Ranch development, 
areas in the Pima Freeway corridor north of the Airpark, the Los Arcos area, and 
McCormick Ranch Center area are most suitable for mixed-use neighborhoods.”  
 
The applicant has indicated their proposal will contain an integrated mix of land uses 
including office, retail, residential, and hotel.  
 
General Plan Analysis 
Land Use Element: 
While Scottsdale is regarded as a suburb of Phoenix, unlike the typical suburban 
community, it is a net importer of employment and serves as a regional retail center.  The 
Airpark area comprises about 2,370 acres roughly bounded by Frank Lloyd Wright Blvd, 
Thunderbird Road, 90th Street, and Scottsdale Road.  It is one of the top three 
employment centers in the metropolitan area.  An estimated 2,400 business firms with 
more than 46,000 employees are located in the Airpark.  Personal and business services 
operations comprise 26% of all employment in the Airpark area.  This 
service/employment percentage is expected to increase to 36% of total employment by 
the year 2020. 
 
The Scottsdale Road corridor in the Airpark area has been the subject of planning 
discussion and anticipated conversion to commercial uses. Looked at with the 
surrounding context of land use changes and development in Phoenix and the probability 
of a synergetic commercial core being established, staff is examining logical edges to this 
conversion, how to ensure that this type of change doesn’t precipitate erosion into the 
employment core, and design solutions.    
 
Two of the Goals of the Land Use Element involve maintaining a balance of land uses for 
residential and supporting non-residential uses that will maintain the city’s economic 
base and recognize the city’s role as a major regional economic and cultural center, 
featuring business, tourism, and cultural activities.  To this end, Approaches discuss 
encouraging land uses that contribute to the character of the community and sustain a 
viable economic base.  Also discussed is maintaining a citywide balance of land uses that 
support changes in community vision/dynamics over time. 
 
A further Goal of the Land Use Element is appropriate transitioning of land uses from 
more intense areas to less intense areas. One of the Approaches discussing this transition 
specifies that neighborhood edges should transition to one another by considering 
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appropriate land uses, development patterns, character elements and access to various 
mobility networks. 
 
Economic Vitality Element: 
For this analysis the Economic Vitality Department was asked to provide their analysis: 
 
Economic Vitality is generally very supportive of the proposed project.  The addition of a 
strong mixed-use element, the significant reinvestment in the Airpark, and the potential 
addition of many new jobs and tax revenues to the City, are all seen as positive elements 
of this proposal. 
 
The one strong concern with the applicant's request is the inclusion of a significant 
residential element.  While we understand the strong market conditions driving demand 
for higher density residential in this area (such as the nearby Kierland Commons 
condominium tower) our concerns include: 
1.) Setting precedent for residential in the City's key employment core -- the commercial 
real estate market in the Airpark is the highest or second highest market in the State in 
terms of property lease and purchase values, and occupancy rates.  The Airpark is 
Scottsdale's largest and most important employment core, with nearly 50,000 jobs located 
there.  Residential uses in the Airpark may, over time, restrict the types of uses in the 
airpark and may constrain this important commercial market. 
2.) The property is located just under a quarter mile from the Scottsdale Airport runway, 
less than 100 feet from a taxiway at the eastern end of the property, and is surrounded by 
commercial office, retail, and industrial on all sides.  The potential for noise conflicts 
with both the airport and the adjacent commercial developments are high, and could 
ultimately lead to further restrictions of the airport and/or the neighboring commercial 
uses. 
  
While Economic Vitality would prefer not to see residential as an element of this project, 
if it is to move forward with a residential component, we recommend that particular 
emphasis be placed on the location, the design, and the mitigation of potential negative 
impacts of the residential units; for example, residential should be clustered near the 
Scottsdale Road side of this property, rather than at the eastern end of the site, in order to 
minimize some of the potential negative impacts, such as aircraft noise and conflicts with 
truck traffic on 73rd St.  We would also hope the inclusion of residential in this project 
doesn't set a precedent for the Airpark; ways that it can be demonstrated that this is the 
exception, rather than the norm, also ought to be explored. 
 
A specific Goal of the Economic Vitality Element discusses encouraging new and 
existing economic activities and employment opportunities to grow and expand the 
economic base.  This proposal could help achieve this goal. 
 
Character and Design Element: 
One of the Character and Design Element Goals stresses the appropriateness of a 
development proposal based on community goals, surrounding areas character, and the 
specific context of the surrounding neighborhood.  An Approach to accomplish this is to 
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promote safe, attractive, and context compatible development.  The character type for the 
area surrounding this proposal is Employment Core, recognizing the Airpark area’s 
importance as a significant economic engine for the city.  
 
Cost of Development Element 
The city of Scottsdale has long held the philosophy that new development should “pay 
for itself” and not burden existing residents and property owners with the provision of 
infrastructure and public services and facilities. It will be necessary when more specific 
project data is available to confirm that this new development will not be a burden on 
existing citizens of Scottsdale.  
 
Growth Areas Element: 
The Growth Areas Element approaches growth management from a perspective of 
identifying those areas of the community that are most appropriate for development 
focus. Having certain “growth areas” allows an increased focus on creating or enhancing 
transportation systems and infrastructure coordinated with development activity. The 
Airpark Area is one of the city’s designated Growth Areas. This Growth Area was 
designated to help encourage multi-modal circulation, and make automobile and transit 
systems more efficient in our Employment Core. One goal of the Growth Areas Element 
is to plan the orderly building of infrastructure and ensure that development timing is 
guided by the adequacy of existing and or expandable infrastructure, services and 
facilities such as water, sewer, drainage, and transportation facilities. Preliminary review 
by public facilities staff indicates that the infrastructure, drainage in particular, may be an 
issue.  
 
Community Mobility Element: 
One of the Goals of the Community Mobility Element is to emphasize “work, live, and 
play” relationships in land use decisions that will reduce the distance and frequency of 
automotive trips.  Another Goal discusses the relationship and balance of land uses within 
general areas that will help reduce the demand on transportation systems.   
 
 
Land Use Impact Model  
The Planning Department uses a basic land use impact model to generally assess the 
impacts of potential changes in land use designations. The assumptions used in the Land 
Use Impact model were: 

• The existing land use category of Employment for a total of 28 acres;  
• The proposed land use category of Mixed-Use Neighborhoods for 28 acres 

 
The application of the model to the ‘fully built out development’ of the subject property 
as Mixed Use Neighborhoods indicates that the change in land use classification would 
result in an increase in resident population of 430 people and a maximum increase in 
residential units of 270.  The model indicates an increase of 70 school-aged students split 
across grades K – 12.  Water usage will slightly more than double to 350 Acre Feet/Year 
and wastewater production increase eleven times the projection of the existing 
Employment designation.  Traffic, according to the model, could more than double to 
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6500 trips per day.  Because the existing land use designation allows for a considerable 
range of use types, the actual increases in measured categories are at best and estimate 
and should not be considered conclusive.   
 
 
Key Issues 
Larger Contextual Issues: 

• Transportation and land use dynamics of Scottsdale Road corridor and the 
relationship to Phoenix/Kierland. 

• Residential uses located in the Airpark industrial/office park is problematic for 
three reasons:  

o The potential precedence of the change from employment/industrial 
airpark uses to residential uses. 

o The impacts of airport uses with airplane and helicopter flights nearby and 
potential noise complaints from future residents. 

o Potentially hazardous materials and activities that may occur in an 
employment/industrial area surrounding residential uses.  

• Erosion of the employment base of the Airpark area. 
• Urban/Suburban land use compatibility. 

Site specific issues 
• Drainage issues for the site are unresolved at this time. 
• Water/sewer/stormwater/fire flows are not currently adequate for this project. 
• Creating a logical edge to “non-employment” uses (i.e. retail uses along 

Scottsdale Road). 
• Compatibility of adjacent land uses in the Airpark e.g. helicopter landing pad on 

the immediately adjacent parcel. 
• Condition/maintenance of properties along Scottsdale Road. 
• Change in land use impacting the transportation system – median breaks, turning 

movements, pedestrian access, delivery and refuse collection, traffic flow.  
 
 
Community Involvement 
The City requires a minimum of one open house meeting to occur prior to the formal 
public hearing of any Major General Plan amendment. This meeting was held on 
Tuesday, August 9, 2005. Generally, staff has been informed that the feedback was 
positive at this meeting, with many persons interested in possible tenants at the proposed 
project. 
 
 
Conclusion 
The addition of a mixed-use element, reinvestment in the Airpark, and the potential 
addition of many new jobs and tax revenues to the City, are all seen as positive elements 
of this proposal. Planning studies show that retail along Scottsdale Road corridor is 
desired. Planning and Economic Vitality have concerns that center around the inclusion 
of the residential uses with this request.  Residential uses in the Airpark may, over time, 
restrict the types of uses in the Airpark and may constrain this important commercial 
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market and may begin a domino effect which erodes the employment uses in favor of 
residential.  The proximity to the Scottsdale Airport and surrounding commercial and 
industrial uses on all sides may cause conflicts for future residents.  Noise, potentially 
hazardous materials, or manufacturing that are allowed uses in an Employment 
(Industrially zoned) area are not compatible with residential uses. 
 
 
 
Staff Contacts: 
Teresa Huish Mac Cummins, AICP 
Strategic Planning Manager Senior Planner 
480-312-7829 480-312-7059 
thuish@ScottsdaleAZ.gov mcummins@ScottsdaleAZ.gov 
 
 
 
Approved by: 
 
______________________________ 
Randy Grant 
Chief Planning Officer 
 
Attachments: 

1. Applicant’s Project Narrative 
2. Context Aerial 
3. Close-up Aerial 
4. Existing General Plan Land Use Map 
5. Proposed General Plan Land Use Map 
6. Community Input 
7. Major General Plan Amendment Criteria 
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General Plan (Proposed)
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Attachment #6 Citizen Involvement 
 
 
 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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